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SECTION 1:

Executive Summary

Description of District

Tax Incremental District (“TID”) No. 13 (“District”) is a 65 - acre Mixed Use
District created on September 11, 2018. The District was created to:

1 Facilitate the expansion of the Phoenix company. The first phase of this
expansion included a 10,000 square foot neutron imaging facility. The
second phase of the expansion is a 50,000 square foot global
headquarters. Development incentives were included in the Project Plan
for these expansions.

1 Facilitate other commercial and mixed-use development within the
District.

1 Fund Infrastructure costs including road and related utility extensions,
along with path and boardwalk improvements.

Purpose of Amendment
The purpose of this amendment, referred to hereafter as the Plan, the
Amendment, or the Plan Amendment, is to:
1 Add territory to the District as permitted under Wis. Stat.
866.1105(4)(h)2. This is the first of four permitted territory amendments
available to the District.

1 Modify and update the categories, locations or costs of the Projects to
be undertaken to provide opportunities for additional private
development.

Estimated Total Project Cost Expenditures

The original project plan included approximately $23.6 million of project costs
for development incentives and infrastructure projects. This amendment
includes an additional $11,550,000 of project costs for environmental analysis
& remediation, geotechnical work for subsurface conditions, infrastructure
improvements, and development incentives related to structured parking and
other infrastructure. Total District eligible expenditures will be approximately
$35.3 million.

Incremental Valuation

The City projects that new land and improvements value of approximately $222
million will occur within the District (original and amended boundary). Creation
of this additional value will be made possible by the Project Costs made within
the District. A table detailing assumptions as to the development timing and
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associated values is included in the Economic Feasibility Study located within
this Plan.

Expected Termination of District

Based on the Economic Feasibility Study located within Section 9 of this Plan,
the City anticipates that the District will generate sufficient tax increment to
pay all Project Costs by 2035.

Summary of Findings
As required by Wis. Stat. § 66.1105, and as documented in this Plan and the
exhibits contained and referenced herein, the following findings are made:

1. That “but for” the creation of this District, the development projected to
occur as detailed in this Plan: 1) would not occur; or 2) would not occur
in the manner, at the values, or within the timeframe desired by the City.
In reaching this determination, the City has considered:

1 The investment needed to provide the parking and other
infrastructure, placemaking amenities, environmental remediation,
soil/groundwater remediation, dewatering, and geotechnical work
necessary to allow for development within the District. Absent the use
of tax incremental financing, the City is unable to fully fund this
program of infrastructure and remediation improvements.

2. The economic benefits of the District, as measured by increased
employment, business and personal income, and property value, are
sufficient to compensate for the cost of the improvements. In making this
determination, the City has considered the following information
pertaining to this amendment:

1 Ongoing development within the District is likely to result in the
purchase of goods and services from local suppliers and induced
effects of employee households spending locally for goods and
services from retailers, restaurants and service companies.

1 Initial development by Phoenix within the District is projected to add
150 new jobs and additional territory within the District will provide
opportunities for additional job creation.

3. The benefits of the proposal outweigh the anticipated tax increments to
be paid by the owners of property in the overlying taxing jurisdictions. As
required by Wis. Stat. § 66.1105(4)(i)4., a calculation of the share of
projected tax increments estimated to be paid by the owners of property in
the overlying taxing jurisdictions has been prepared and can be found in this
Plan. However, because the Project would not occur without the use of tax
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incremental financing, these tax increments would not be paid but for
creation of the District. Accordingly, the City finds that the benefits
expected to be realized as set forth in this Plan outweigh the value of the
tax increments to be invested in the Project.

4, Not less than 50% by area of the real property within the District, as
amended, is suitable for mixed use development as defined by Wis. Stat. &
66.1105(2)(cm).

5. Based on the foregoing finding, the District remains designated as a mixed-
use district.

6. The Project Costs relate directly to promoting mixed use development in
the District, consistent with the purpose for which the District is created.
Lands proposed within the existing boundary for newly-platted residential
development comprise no more than 35% of the real property area within
the amended District. Costs related to newly-platted residential
development may be incurred based on the proposed development having
a density of at least three (3) units per acre as defined in Wis. Stat. &
66.1105(2)(f)3.a.

7. Improvements to be made in the District are likely to significantly enhance
the value of substantially all of the other real property in the District.

8. The equalized value of taxable property within the territory to be added to
the District, plus the incremental value of all existing tax incremental districts
within the City does not exceed 12% of the total equalized value of taxable
property within the City. The base value of properties being added to the
District that are already located within another TID do not count towards
the 12% limit.

9. The Plan for the District is feasible and is in conformity with the Master Plan
of the City.

10. The City estimates that less than 35% of the territory within the District will
be devoted to retail business at the end of the District’s maximum
expenditure period, pursuant to Wis. Stat. § 66.1105(5)(b).
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SECTION 2:

Preliminary Map of Original District Boundary and
Territory to be Added

Map Found on Following Page.
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